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Road near Mammoth Creek.  However, impacts to cultural resources in the area south of Old Mammoth 
Road would remain the same as under the Project.  Overall impacts to cultural resources would be less 
under Alternative C than under the Project. 

Geology and Soils 

Under Alternative C, impacts from fault rupture and strong seismic shaking would be the same as the 
Project.  Impacts from liquefaction (the process of moist soils being converted to a liquid state due to 
seismic shaking), soil instabilities, and soil erosion would be less due to the decrease in development 
footprint created by the reduction in residential units, elimination of non-residential uses, and the absence 
of development north of Old Mammoth Road.  Impacts from cyclic densification (the process of dry soils 
becoming compacted due to seismic shaking), landslides and avalanches, volcanic activity and expansive 
soils would be the same as under the Project.  Overall impacts to geology and soils would be less under 
Alternative C than under the Project. 

Hydrology and Water Quality 

Similar to the Project, Alternative C would result in development on the site (with the exception of the 
portion of the site north of Old Mammoth Road).  This would result in fewer construction earthmoving 
activities to the area north of Old Mammoth Road near Mammoth Creek and would decrease the potential 
to significantly affect water quality.  Operation impacts from groundwater depletion or recharge, drainage 
pattern alteration, and drainage system capacity would be similar to the Project in the area south of Old 
Mammoth Road since development would occur over roughly the same area, but less than the Project for 
the area north of Old Mammoth Road.  Similar to the Project, Alternative C would be located entirely 
outside the 100-year flood zone and this impact would be similar.  Overall impacts to hydrology and 
water quality would be less under Alternative C than under the Project due to the lack of development 
north of Old Mammoth Road. 

Land Use 

Alternative C proposes development with an overall density of 4.9 dwelling units per acre over the entire 
Snowcreek Master Plan development site.  Similar to the Project, this density would not exceed the 
density allowed under the adopted General Plan.  Building heights for residential and non-residential 
structures proposed under Alternative C would be limited to 35 feet.  Unlike the Project, Alternative C 
building heights would be consistent with Town of Mammoth Lake Zoning regulations.  Therefore, 
impacts to land use under Alternative C would be less than under the Project due to the reduced building 
heights.   

Noise 

Alternative C would result in construction activities on the site and would generate a similar amount of 
temporary construction equipment noise and ground-borne vibration as under the Project.  Operational 
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impacts resulting from traffic-generated noise would be decreased due to the reduction in vehicle trips 
resulting from the decrease in residential units and the elimination of non-residential land uses on the site.  
Similar to the Project, Alternative C would not be subject to excessive operational ground-borne 
vibration.  Overall impacts to noise under Alternative C would be less than under the Project due to the 
decrease in vehicle trips created by the decrease in residential units and the elimination of non-residential 
land uses on the site. 

Population and Housing 

Alternative C would result in the construction of residential units.  Similar to the Project, construction of 
Alternative C would result in the creation of temporary construction jobs and the creation of permanent 
jobs.  Similar to the Project, Alternative C would construct housing units within the Town of Mammoth 
Lakes.  These housing units would be consistent with the projections in the 2007 General Plan.  Similar to 
the Project, Alternative C would include the construction of workforce housing units.  Overall impacts to 
population and housing would be the same as under Alternative C than the Project. 

Public Services 

Similar to the Project, Alternative C would result in a temporary increase in population in the Town due 
to the influx of construction workers and a permanent increase in the population of the Town resulting 
from the construction of new housing units, which would attract new residents requiring police services.  
The permanent increase in population would be less under Alternative C due to the reduction in housing 
units; therefore, this impact would be less than under the Project.  Alternative C would also result in the 
construction of additional residential land uses in the Town creating an increase in the demand for fire 
services.  This increase in demand for police and fire services would be less than the Project because the 
decrease in residential units.   

Similar to the Project, Alternative C would generate students and residents using park facilities.  The 
number of students and residents generated would be fewer than under the Project due to reduction in 
housing units and this impact would be less than under the Project.  Alternative C would require snow 
removal services.  Similar to the Project, these snow removal services would be the responsibility of the 
Snowcreek Homeowner’s Association and this impact would be the same as under the Project.  Overall 
impacts to public services would be less than under the Project. 

Recreation 

Alternative C would generate fewer residents and would therefore have less impact on recreational 
facilities in the area than under the Project.  Unlike the Project, Alternative C would not expand the 
existing nine-hole golf course to an 18-hole golf course.  However, Alternative C would retain the driving 
range in a different location.  Similar to the Project, Alternative C would provide an access point to the 
Inyo National Forest.  Alternative C would include development of other recreational facilities which 
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would offset the loss of the golf course expansion.  Overall impacts to public services would be less than 
under the Project. 

Transportation/Circulation 

Alternative C would result in construction of a reduced number of residential units and the elimination of 
non-residential land uses on the site.  Therefore, the number of vehicle trips generated under Alternative 
C would be decreased from the Project.  With the exception of the non-residential area north of Old 
Mammoth Road (which is not included in Alternative C), Alternative C would be accessed at the same 
points and would have a similar roadway configuration and emergency access as the Project.  Parking 
under Alternative C would be provided under the same ratios as required by the Town Code that the 
Project would be subject to.  Bicycle and pedestrian facilities and transit facilities would be similar to the 
Project.  Overall impacts to transportation and circulation would be less than the Project due to the 
decrease in vehicle trips created by the reduction in the number of residential units and the elimination of 
non-residential land uses on the site. 

Utilities 

Alternative C would result in demand for water supply and in the generation of wastewater from 
residential uses.  Alternative C would result in decreased demand for water supply and would generate 
less wastewater than the Project due to the reduction in residential uses and elimination of non-residential 
uses.  Therefore, impacts to water supply and wastewater generation would be less than under the Project.  
Similar to the Project, Alternative C would require installation of wastewater infrastructure and impacts to 
wastewater infrastructure would be the same as under the Project.  Overall impacts to water supply and 
wastewater generation would be less than under the Project. 

Relationship Of The Alternative To The Objectives 

Alternative C would meet many of the Project objectives by protecting environmentally sensitive sites 
and maintaining the basic integrity of natural site features, carefully siting building clusters, developing 
architecture which fits site characteristics, providing year round access to the Sherwin Mountain Range 
and a range of diverse recreational amenities, and improving road circulation patterns.  

Alternative C would not meet the Project objective of completing the Mammoth Lakes resort experience, 
creating a landmark Hotel property, providing needed non-residential land uses (retail, restaurants, etc.) 
proximate to residential land uses, and expanding the existing privately owned publicly accessible nine-
hole golf course to a privately owned publicly accessible 18-hole golf course.   



Town of Mammoth Lakes  August 2007 

 
 

 

Snowcreek VIII, Snowcreek Master Plan Update – 2007 VI. Alternatives To The Proposed Project 
Draft Environmental Impact Report  Page VI-28 
SCH # 2005092103 
 
 

D. INCREASED DENSITY ALTERNATIVE (ALTERNATIVE D) 

Alternative D proposes the development of 1,186 residential units (986 residential units and 400 
hotel/condo units) and 75,000 square feet of non-residential development.  Non-residential land uses 
would include a Private Residence Club (PRC)/suite units, Resident’s Club, Interpretive Center, Store, 
and Outfitters’ Cabin.  Additionally, the existing nine-hole Snowcreek Golf Course would be expanded to 
18 holes and the driving range would be eliminated. Alternative D would include the construction of 49 
buildings.  These include 41 residential buildings, one Hotel building, three Private Residence Club 
(PRC) buildings, and four non-residential structures. Alternative D would increase the number of 
residential units on the site by approximately 13 percent from the Project (1,186 units as opposed to 
1,050).  Similar to the Project, Alternative D would set development standards for the approximately 237-
acre site situated within, and surrounded by the Snowcreek Golf Course.  Similar to the Project, 
Alternative D also proposes the construction of open space areas; roadways; short-term parking areas; 
transit, pedestrian and bicycle facilities; landscaping; and lighting on the site.  The site plan for 
Alternative D is shown in Figure VI-4.   

Under Alternative D, residential building heights would be at or below 60 feet in height and the luxury 
Hotel would be at or below 120 feet in height.  Average square footage of the units would be 1,775 square 
feet.  All roadway alignments and associated grading and drainage improvements would be similar to the 
proposed Project under Alternative D.  Except as described above, other characteristics (e.g., lighting, 
landscaping, and utility connections), are assumed to be generally similar to those of the Project.   

As of February 2007, a total of 1,145 residential units have been developed with a total of 2,368 units 
with density bonus approved under the 1981 Master Plan.  Similar to the Project, density transfers would 
be allowed under Alternative D.  The density bonus of 36.625 units would not apply to the Project and 
instead would remain with the Snowcreek Athletic Club property.  Alternative D has been prepared to 
show the impacts of the Project without the density bonus.  Alternative D would develop these residential 
uses at 18 dwelling units per acre for the 66-acre development area and a total density of eight dwelling 
units per acre for the entire 144-acre project site.  Overall density of the entire Snowcreek Master Plan 
Area (2,331 units over 345 acres) would be approximately 6.8 dwelling units per acre.  The analysis of 
Alternative D assumes development of the Related Projects described in Section II.C (Related Projects). 
The potential environmental impacts associated with Alternative D are described below and are compared 
to the potentially significant environmental impacts associated with the proposed Project.   

Aesthetics 

Similar to the Project, Alternative D would result in development on the site including the portion of the 
site north of Old Mammoth Road.  Under Alternative D, an increased number of residential units and the 
same amount of non-residential space would be constructed as under the Project.  Residential buildings 
would be taller to accommodate the increased number of units.  Similar to the Project, building design 
and materials under Alternative D would be consistent with the Snowcreek Master Plan guidelines and 
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would be reviewed by the Town to ensure that the buildings would be responsive and expressive of its 
unique alpine setting.  Similar to the Project, all signage and lighting would be designed in a style that 
reflects mountain retreat community character with regard to materials, form and use.  Lighting would 
comply with the applicable requirements of the Town of Mammoth Lakes Outdoor Lighting Ordinance, 
in accordance with Mammoth Lakes Municipal Code Chapter 17.34.  Building heights would be higher 
than the Project for both residential and hotel uses; 60 feet and 120 feet, respectively.  Therefore, impacts 
to public views and scenic vistas would be greater than under the Project.  Overall impacts to aesthetics 
would be greater under Alternative D than under the Project due to the increase in building heights. 

Air Quality 

Alternative D would result in construction activities on the site and would generate a similar amount of 
construction equipment emissions as under the Project.  Operational emissions from stationary sources 
(natural gas for space and water heating devices, cooking appliances, fireplaces, and operation of 
landscape equipment) would be greater than under the Project due to the increase in residential units on 
the site.  Operational emissions of Ozone, respirable particulate matter (PM10) and carbon monoxide (CO) 
would be slightly more than the Project due to the increase in residential units.  Impacts from odors would 
be the same as under the Project.  Overall impacts to air quality would be greater under Alternative D than 
the Project due to the increase in vehicle trips created by the increase in residential units. 

Biological Resources 

Similar to the Project, Alternative D would result in development on the site including the portion of the 
site north of Old Mammoth Road.  This would result in the same area of ground disturbances to the site as 
the Project.  Impacts to special-status plant and animal species and riparian habitat near Mammoth Creek 
would be the same under Alternative D as under the Project.  Also, impacts to wildlife movement, 
migration corridors, and native wildlife nurseries would be the same as under the Project.  Impacts to 
trees and vegetation that could conflict with Town’s General Plan policies would be the same as under the 
Project.  Impacts to jurisdictional resources would be the same as under the Project.  Overall impacts to 
biological resources would be the same under Alternative D as under the Project. 

Cultural Resources 

Similar to the Project, Alternative D would result in development on the site including the portion of the 
site north of Old Mammoth Road.  This would result in the same amount of construction-related 
earthmoving activities with the potential to impact cultural resources as the Project.  Overall impacts to 
cultural resources would be the same under Alternative D as under the Project. 

Geology and Soils 

Under Alternative D, impacts from fault rupture and strong seismic shaking would be the same as the 
Project.  Impacts from liquefaction (the process of moist soils being converted to a liquid state due to 
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seismic shaking), soil instabilities, and soil erosion would be the same as Alternative D would have the 
same development footprint.  Impacts from cyclic densification (the process of dry soils becoming 
compacted due to seismic shaking), landslides and avalanches, volcanic activity and expansive soils 
would be the same as under the Project.  Overall impacts to geology and soils would be the same under 
Alternative D as under the Project. 

Hydrology and Water Quality 

Similar to the Project, Alternative D would result in development on the site including the portion of the 
site north of Old Mammoth Road.  This would result in the same amount of construction earthmoving 
activities and the potential to significantly affect water quality would be the same as under the Project.  
Operational impacts of the Project would be the same as the Project as Alternative D would have the same 
development footprint.  Impacts from groundwater depletion or recharge, drainage pattern alteration, and 
drainage system capacity would be the same as the Project because of the same development footprint of 
the buildings.  Similar to the Project, Alternative D would be located entirely outside the 100-year flood 
zone and this impact would be similar.  Overall impacts to hydrology and water quality would be the 
same under Alternative D as under the Project. 

Land Use 

Alternative D proposes development of 6.8 dwelling units per acre over the entire Snowcreek Master Plan 
development site.  Similar to the Project, this density would not exceed the density allowed under the 
adopted General Plan.  Building heights would be higher than the Project for both residential and hotel 
uses; 60 feet and 120 feet, respectively, and would not consistent with Town of Mammoth Lake Zoning 
regulations.  Therefore, impacts to land use under Alternative D would be greater than under the Project.   

Noise 

Alternative D would result in construction activities on the site and would generate a similar amount of 
temporary construction equipment noise and ground-borne vibration as under the Project.  Operational 
impacts resulting from traffic-generated noise would be increased over the Project due to the increase in 
vehicle trips resulting from the increase in residential units on the site.  Similar to the Project, Alternative 
D would not be subject to excessive operational ground-borne vibration.  Overall impacts to noise under 
Alternative D would be greater than under the Project due to the increase in traffic created by the increase 
in residential units. 

Population and Housing 

Alternative A would result in the construction of residential units and non-residential land uses.  Similar 
to the Project, construction of Alternative D would result in the creation of temporary construction jobs 
and the creation of permanent jobs.  Similar to the Project, Alternative D would construct housing units 
within the Town of Mammoth Lakes.  These housing units would be consistent with the projections in the 
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2007 General Plan.  Additionally, similar to the Project, Alternative D would include the construction of 
workforce housing units.  Therefore, overall impacts to population and housing would be the same as 
under the Project. 

Public Services 

Similar to the Project, Alternative D would result in a temporary increase in population in the Town due 
to the influx of construction workers and a permanent increase in the population of the Town resulting 
from the construction of new housing units, which would attract new residents requiring police services.  
The permanent increase in population would be greater under Alternative D due to the increase in housing 
units; therefore, this impact would be greater than under the Project.  Alternative D would also result in 
the construction of additional residential and non-residential land uses in the Town creating an increase in 
the demand for fire services.  This increase in demand for fire services would be greater than the Project 
due to the increase in residential units.   

Similar to the Project, Alternative D would generate students and residents using park facilities.  The 
number of students and residents generated would be greater than under the Project due to increase in 
housing units and this impact would be greater than under the Project.  Alternative D would require snow 
removal services.  Similar to the Project, these snow removal services would be the responsibility of the 
Snowcreek Homeowner’s Association and this impact would be the same as under the Project.  Overall 
impacts to public services would be greater than under the Project. 

Recreation 

Alternative D would generate more residents and would therefore have a greater impact on recreational 
facilities in the area than under the Project.  Similar to the Project, Alternative D would expand the 
existing nine-hole golf course to an 18-hole golf course and provide an access point to the Inyo National 
Forest.  Alternative D would also remove the driving range; however, similar to the Project other 
recreational facilities constructed under Alternative D would offset the loss of this recreational facility.  
Overall impacts to public services would be greater than under the Project. 

Transportation/Circulation 

Alternative D would result in the construction of an increased number of residential units and the same 
amount of non-residential land uses as the Project.  The number of vehicle trips created under Alternative 
D would be slightly increased over the Project due to the increase in residential units on site.  Alternative 
D would be accessed at the same points and would have a similar roadway configuration and emergency 
access as the Project.  Parking under Alternative D would be provided under the same ratios as required 
by the Town Code that the Project would be subject to.  Bicycle and pedestrian facilities and transit 
facilities would be similar to the Project.  Overall impacts to transportation and circulation would be 
greater than the Project due to the increase in vehicle trips created by the increase in residential units. 
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Utilities 

Alternative D would result in demand for water supply and in the generation of wastewater from 
residential and non-residential land uses.  Alternative D would result in an increased demand for water 
supply and would generate more wastewater than the Project due to the increase in residential uses.  
Therefore, impacts to water supply and wastewater generation would be greater than under the Project.  
Similar to the Project, Alternative D would require installation of wastewater infrastructure and impacts 
to wastewater infrastructure would be the same as under the Project.  Overall impacts to water supply and 
wastewater generation would be greater than under the Project. 

Relationship Of The Alternative To The Objectives 

Alternative D would meet most of the Project objectives by completing the Mammoth Lakes resort 
experience, protecting environmentally sensitive sites and maintaining the basic integrity of natural site 
features, carefully siting building clusters, developing architecture which fits site characteristics, 
providing year round access to the Sherwin Mountain Range and a range of diverse recreational 
amenities, improving road circulation patterns, and encouraging a pedestrian friendly environment.   
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E. ENVIRONMENTALLY SUPERIOR ALTERNATIVE 

In addition to the discussion and comparison of impacts of the proposed Project and the alternatives, 
Section 15126.6 of the CEQA Guidelines requires that an “environmentally superior” alternative be 
selected and the reasons for such a selection disclosed.  In general, the environmentally superior 
alternative is the alternative that would be expected to generate the least amount of significant impacts.  
Identification of the environmentally superior alternative is an informational procedure and the alternative 
selected may not be the alternative that best meets the goals or needs of the Town. 

Table IV-2 summarizes the comparative impacts of each of the alternatives when compared to the Project 
(the table does not list cumulative impacts).  The table lists the level of significance of the impacts of the 
Project to each environmental topic analyzed in Chapter IV and shows whether the impacts anticipated 
under each proposed alternative would be lesser, similar, or greater than the proposed Project.  The table 
provides a comparison of the ability of each alternative to avoid or substantially reduce the significant 
impacts of the Project.   

The Project under consideration cannot be identified as the Environmentally Superior Alternative.  Based 
on this analysis, Alternative A (No Project) was not identified because its impacts to air quality, noise, 
and transportation and circulation were greater than those of the Project.  Alternative B (Revised Site 
Plan) was not identified because its impacts to aesthetics, air quality, noise, public services, transportation 
and circulation, and utilities and service systems were greater than those of the Project.  In addition, 
Alternative D (Increased Density) was rejected as the Environmentally Superior Alternative because its 
impacts to aesthetics, air quality, land use and planning, noise, public services, recreation, transportation 
and circulation, and utilities and service systems were also greater than those of the Project.  Alternative 
C (Reduced Density) would be the Environmentally Superior Alternative because it would reduce 
significant impacts to aesthetics, air quality, biological resources, cultural resources, geology and soils, 
hydrology and water quality, land use, noise, public services, recreation, transportation and circulation, 
and utilities as compared to the Project.  However, Alternative C does not satisfy the Project objectives.   
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Table VI-2 
Alternatives Impacts Comparison 

IMPACT 
AREA 

PROPOSED 
PROJECT 

ALTERNATIVE 
A  

(No Project) 

ALTERNATIVE 
B 

(Revised Site 
Plan) 

ALTERNATIVE 
C 

(Reduced 
Density) 

ALTERNATIVE 
D 

(Increased 
Density) 

Aesthetics S — + — + 
Air Quality S + + — + 
Biological 
Resources 

LTS/M — — — = 

Cultural 
Resources 

LTS/M — — — = 

Geology & 
Soils 

LTS/M — — — = 

Hydrology & 
Water Quality 

LTS/M — — — = 

Land Use and 
& Planning 

LTS — = — + 

Noise LTS/M + + — + 
Population & 
Housing 

LTS = = = = 

Public Services LTS/M — + — + 
Recreation LTS — = — + 
Transportation 
& Circulation 

LTS/M + + — + 

Utilities & 
Service 
Systems 

S — + — + 

Key:  
S              = Significant Impact 
LTS         = Less-than-Significant Impact 
LTS/M    = Less-than-Significant Impact with Mitigation 
+          = Impact greater than the Project 
=          = Impact similar to the Project 
—        = Impact less than the Project 

 


